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Property Owners: Sonoma Marin Area Rail Transit
c/o Laura Giraud

5401 Old Redwood Hwy, Suite 200
Petaluma, CA 94954
707-794-3069

General Plan Designation: Mixed Use (MU)
Existing / Proposed Zoning: Urban Center (T5) and Urban Core-Open (T6-0)
Description of project: The project proposes construction of a mixed-use project on a

vacant, approximately 4.58-acre site adjacent to an existing train
station operated by Sonoma Marin Area Rail Transit (SMART). The
two new mixed-use buildings will measure approximately 73.5 feet
in height, or five stories, and will include a combined total of 402
rental dwelling units and 5,129 square feet of retail space. Each
building also includes a six-story parking structure, interior ground
floor courtyard with swimming pool and other tenant amenities,
community amenity space, leasing office area, vehicular
ingress/egress areas, bicycle parking, and other utility areas such
as refuse collection, utility rooms, and mailrooms. A non-vehicular
thoroughfare will bisect the two buildings and will function as a
linear park and pedestrian/bicycle throughway (Transverse Street).
Vehicular access to garages will be provided via driveways on
Copeland Street. Garage structures contain a total of 622 parking
spaces, of which 610 will be reserved for residential uses and 12 for
retail uses. Off-site improvements include improvements to the
Copeland Street Transit Mall, existing bus stop on East D Street,
and upsizing of the existing storm drain outfall to the turning basin
of the Petaluma River. Project entittements include Site Plan and
Architectural Review.
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Surrounding land uses and
setting; briefly describe the
projectds surroun

The project is located in central Petaluma, east of the Petaluma
River Turning Basin. The site has frontage on East Washington
Street, Copeland Street, and East D Street. Adjacent uses include
the Petaluma Downtown SMART station to the east, the entitled
Haystack Mixed-Use project to the west, commercial and retail uses
to the north, and industrial and vacant uses to the south. The
Petaluma Transit Mall is located adjacent to the project site on
Copeland Street and currently includes nine bus gates.

Other public agencies whose
approval is required (e.qg.
permits, financial approval, or
participation agreements):

Sonoma Water

U.S. Army Corps of Engineers (Section 404 Clean Water Act)
Regional Water Quality Control Board (Section 401 Clean Water
Act)

California Department of Fish and Wildlife (1602 Streambed
Alteration Agreement)

Have California Native American
tribes traditionally and culturally

affiliated with the project area
requested consultation pursuant

to PRC section 21080.3.1? If so,
has consultation begun?

Consistent with Assembly Bill 52 (AB 52) and Public Resources
Code (PRC) Section 21080.3.1(d), the City of Petaluma provided
formal written notification to the Federated Indians of Graton
Rancheria (FIGR) on September 3, 2020. The Federated Indians of
Graton Rancheria (FIGR) requested to consult on the project within
the statutory timeframe provided by Public Resources Code
§21080.3.1. The City and FIGR carried out consultation including a
correspondence and a virtual conference call on September 29,
2020.
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1. SUMMARY AND INTRODUCTION
1.1. PURPOSE AND INTENT

This Environmental Checklist for the proposed Hines Downtown Petaluma Station project (hereinafter referred

to as the HAprojectoo) has been prepared by the City of
procedural and substantive requirements of the California Environmental Quality Act (CEQA) and the CEQA
Guidelines.

This Initial Study is intended to inform City decision-makers, responsible agencies, interested parties and the
general public of the proposed project and its potential environmental effects. It provides the CEQA-required
environmental documentation for all city, local and state approvals or permits that might be required to
implement the proposed project.

CEQA Guidelines Section 15063(c) lists the following purposes of an Initial Study:

1. Provide the Lead Agency with information to use as the basis for deciding whether to prepare an
Environmental Impact Report (EIR) or a Negative Declaration.

2. Enable an Applicant or Lead Agency to modify a project, mitigating adverse impacts before an EIR is
prepared, thereby possibly enabling the project to qualify for a Negative Declaration.

3. Assistin the preparation of an EIR, if one is required.
Facilitate environmental assessment early in the design of a project.

Provide documentation of the factual basis for the finding in a Negative Declaration that a project will
not have a significant effect on the environment.

Eliminate unnecessary EIRs.
Determine whether a previously prepared EIR could be used with the project.

The City of Petaluma, as the lead agency, has conducted an Initial Study to determine the level of environmental
review necessary for the proposed project. Consistent with Section 15070(b) of the CEQA Guidelines, the Initial
Study identified potentially significant effects, but:

1. Revisions in the Project plans or proposal made by or agreed to by the applicant before a proposed
negative declaration and initial study are released for public review would avoid the effects or mitigate
the effects to a point where clearly no significant effect would occur; and

2. There is no substantial evidence, in light of the whole record before the agency, that the Project as
revised may have a significant effect on the environment.

Therefore, as the lead agency, the City of Petaluma has determined that a Mitigated Negative Declaration is
the appropriate level of environmental review.

1.2. PROJECT SUMMARY

The project proposes construction of a mixed-use project on a vacant, approximately 4.58-acre site adjacent to
the existing train station operated by Sonoma Marin Area Rail Transit (SMART). The project proposes to
introduce two new mixed-use buildings separated by a non-vehicular thoroughfare (Transverse Street).
Buildings will be 5 stories and measure approximately 73.5 feet in height and will contain a combined total of
402 residential dwelling units (rental) and 5,129 square feet of retail space. Each building also includes a six-
story parking structure including a ground floor level and partial roof level, interior ground floor courtyard with
swimming pool and other tenant amenities, community amenity space, leasing office area, vehicular
ingress/egress areas, bicycle parking, and other utility areas such as refuse collection, utility rooms, and
mailrooms. Transverse Street will be publicly accessible and will function as a pedestrian/bicycle throughway
and linear park. The Hines project has proposed Alternative Compliance through an offsite deed restriction to
fulfill of the Cityds inclusionary housing requirements
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1.3. PETALUMA GENERAL PLAN AND EIR

General Plan

The Petaluma General Plan 2025, adopted in 2008, serves the following purposes:

|l

Reflects a commitment on the part of the City Council and their appointed representatives and staff to
carry out the Plan;

Outlines a vVvi si on -rahge rphysita tarmdl ecoman& sdevdlopnmegt and resource
conservation; enhances the quality of life for all residents and visitors; recognizes that human activity
takes place within the limits of the natural environment; and reflects the aspirations of the community;

Provides strategies and specific implementing policies and programs that will allow this vision to be
accomplished;

Establishes a basis for judging whether specific development proposals and public projects are in
harmony with Plan policies and standards;

Allows City departments, other public agencies, and private developers to design projects that will
enhance the character of the community, preserve and enhance critical environmental resources, and
minimize impacts and hazards; and

Provides the basis for establishing and setting priorities for detailed plans and implementing programs,
such as Development Codes, the Capital Improvement Program (CIP), facilities and Master Plans,
redevelopment projects, and the Urban Growth Boundary (UGB).

General Plan EIR

The General Plan EIR was certified by the City Council on April 7, 2008 (SCH# 2004082065). The General Plan
EIR reviewed all potentially significant environmental impacts and developed measures and policies to mitigate
impacts from buildout of the General Plan. Nonetheless, significant and unavoidable impacts were determined
to occur. Therefore, the City adopted a statement of overriding considerations, which balances the merits of
approving the project despite the potential environmental impacts. The impacts identified as significant and
unavoidable in the General Plan EIR are:

il

Increased motor vehicle traffic which would result in unacceptable level of service (LOS) at six
intersections covered in the Master Plan:

o McDowell Boulevard North/Corona Road, Lakeville Street/Caulfield Lane, Lakeville Street/East D
Street, Petaluma Boulevard South/D Street, Sonoma Mt. Parkway/Ely Boulevard South/East
Washington Street, and McDowell Boulevard North/Rainier Avenue.

Traffic related noise at General Plan buildout, which would result in a substantial increase in existing
exterior noise levels that are currently above City standards.

Cumulative noise from proposed resumption of freight and passenger rail operations and possible
resumption of intra-city trolley service, which would increase noise impacts.

Air quality impacts resulting from General Plan buildout to population levels that could conflict with the
Bay Area 2005 Ozone Strategy. (This regional air quality plan has since been replaced by the 2010
Clean Air Plan, which is further discussed in Sections 3.3 Air Quality and 3.7 Greenhouse Gases.)

A possible cumulatively considerable incremental contribution from General Plan development to the
significant impact of global climate change.

1.4. CENTRAL PETALUMA SPECIFIC PLAN AND EIR

Central Petaluma Specific Plan
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The Central Petaluma Specific Plan (CPSP) was approved by the City Council on June 2, 2003 by Resolution
2003-105 N.C.S. The CPSP provides specific land use and development regulations for approximately 400
acres within the central portion of the City, adjacent to downtown. The Plan Area is bounded by Lakeville Street
to the east and north, Petaluma Boulevard to the west, and Highway 101 to the south. The Plan seeks to redirect

anticipated growth into central Petaluma, reconnect

encourage diversity in transportation modes, enhance the physical structure and overall identity of the area,
and promote sustainable development. The CPSP is largely defined by the presence of the Petaluma River,
Turning Basin, and active rail corridor with the balance of land supporting warehouse and light industrial uses
with limited office and residential uses.

There are four distinct areas identified within the Central Petaluma Specific Plan including the North River,
Turning Basin, Riverfront Warehouse, and Lower Reach subareas. The project site is located within the Turning
Basin subarea, which is bounded by East Washington Street to the north, Lakeville Street to the east, East D
Street to the south, and Petaluma Boulevard to the west. The Turning Basin subarea is the location of early
development in Petaluma. Industrial and warehouse structures associated with historic river trade are still visible
along the edge of the river. The eastern portion of the subarea contains some agricultural, industrial, municipal,
and residential buildings with a large portion of land still vacant, including the project site. The western portion
of the subarea is located within the Historic Commercial District and is characterized by retail and other
commercial uses.

Central Petaluma Specific Plan EIR

The CPSP EIR (SCH Number 2002-11-2039) was certified by the City Council on June 2, 2003 by Resolution
2003-104. For planning and environmental analysis purposes, the CPSP EIR assumed a maximum
development potential of 1,617 dwelling units and 2.9 million square feet of commercial uses. The CPSP EIR
reviewed all potentially significant environmental impacts and developed measures and policies to mitigate
impacts. Nonetheless, significant and unavoidable impacts were determined to occur under the CPSP.
Therefore, the City adopted a statement of overriding considerations, which balances the merits of approving
the project despite the potential environmental impacts. The impacts identified as significant and unavoidable
in the CPSP EIR are as follows:

1 Household and population increases would result in associated physical (environmental) impacts,
including significant transportation, public services and utilities, visual, noise, air quality, storm
drainage, flood control, geotechnical, and hazardous materials exposure impacts.

Cumulative impacts on the US 101 Southbound Ramps/East Washington Street intersection.
Cumulative impacts at the Lakeville Street / D Street intersection.

Cumulative impacts on US 101.

=A =4 =4 =4

Cumulative impacts from the installation of roundabouts at the Copeland Street / East Washington
Street and Petaluma Boulevard / D Street intersections.

Because CEQA discourages fArepetitive discussions
the General Plan EIR and Central Petaluma Specific Plan EIR to examine site-specific impacts of the proposed
proj ect , as described bel ow. A copy of the City of
Specific Plan and EIR are available online at https://cityofpetaluma.org/planning-documents/.

1.5. PETALUMA SMART RAIL STATION AREAS: TOD MASTER PLAN

On June 17, 2013 the Petaluma City Council adopted the Petaluma SMART Rail Station Areas: TOD Master
Plan, the Amended SmartCode, and a Mitigated Negative Declaration for the project. The primary objectives of
the Station Area Master Plan include:

1 Provide a framework that will guide future development and redevelopment within the station areas
toward uses that will support transit ridership.
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1 Improve motorized, non-motorized, and transit connectivity between the station sites and existing
adjacent commercial, employment, and residential areas.

1 Develop and implement urban design standards that promote walkable and livable environments within
the station area.

1 Identify infrastructure needs and a financing plan with an emphasis on funding opportunities to
incentivize future development/redevelopment.

1 Inform the public and stakeholders about the master plan process, transit-oriented design concepts,
and future opportunities within the two station areas.

1 Create an integrated development plan that capitalizes on the SMART rail system.

The Station Area Master Plan (SAMP) identifies three catalyst sites, including the project site, which are
intended to transform the Station Area, meeting the goals of the General Plan and the CPSP.

2. PROJECT DESCRIPTION
2.1. ENVIRONMENTAL SETTING
Regional Setting

Petaluma is located in southwestern Sonoma County along the Highway 101 corridor approximately 15 miles
south of Santa Rosa and 20 miles north of San Rafael. The City is oriented northwest - southeast and as such,
cardinal directions are generally described relative to the position of the Highway 101 corridor, where streets
parallel to Highway 101 are described as north-south trending and streets perpendicular to Highway 101 are
described as east-west trending. The City is situated at the northernmost navigable end of the Petaluma River,
a tidal estuary that drains to the San Pablo Bay. The City originated along the banks of the Petaluma River,
spreading outward over the floor of the Petaluma River Valley as the City developed. The Valley itself is defined
by Sonoma Mountain on the northeast and the hills extending northward from Burdell Mountain on the west. To
the south are the Petaluma Marshlands and the San Francisco Bay beyond.

Petalumads Urban Growth Boundary (UGB) defines the | i mi

encompasses approximately 9,911 acres. The UGB was implemented in 1987 (as the Urban Limit Line),
formally adopted as the UGB in 1998 via Measure | and is set to expire in 2025. The General Plan and EIR
evaluated potential impacts associated with existing development and buildout of all land use within the UGB.
The project site is located in the central portion of the City, within the UGB (Error! Reference source not found.).

Vicinity Setting

The project site is located within the Central Petaluma Specific Plan Subareaof t he Ci tydés Gener al

is characterized by the Petaluma River, Turning Basin, and an active rail corridor. Older warehouses and light
industrial uses mixed with new office and residential developments are located west of the river in an area
historically referred to as the warehouse district. Commercial uses are primarily located near the Turning Basin
and along Petaluma Boulevard South. A portion of t

The site is also located within the Lakeville Priority Development Area (PDA). PDAs are the foundation for
sustainable regional growth as envisioned through

(SCS). The most recently adopted SCS is Plan Bay Area 2040, a regional Plan prepared as a joint effort
between the Metropolitan Transportation Commission (MTC) and the Association of Bay Area Governments
(ABAG). Plan Bay Area 2040 identifies focused growth as a core strategy in existing communities along
associated existing transportation networks. The focused growth approach identified in the Plan is intended to
achieve key regional economic, environmental, and equity goals as it builds upon existing community
characteristics. PDAGSs ar e identi fi ed seasgrowth appmach.
Implementation of PDA& enhance mobility and economic growth by linking the location of housing and jobs
with transit, thus offering a more efficient land use pattern, reducing greenhouse gas emissions, and realizing
a greater return on existing and planned transit investments. The Plan Bay Area 2050 Blueprint is the first draft
of Plan Bay Area 2050 and updates Plan Bay Area 2040. Plan Bay Area 2050 focuses on improving housing
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affordability for all bay area residents, expanding housing opportunities, focusing growth in walkable places,
increasing safety related to auto collisions and sea level rise, and facilitating economic growth. The draft plan
is scheduled for consideration for adoption by the MTC Commission and ABAG Executive Board. The final
approved plan will serve as the preferred alternative for environmental analysis purposes.

Project Site

The project site is located at 315 East D Street in central Petaluma and encompasses approximately 4.58-acres
in Downtown Petaluma, adjacent to the existing SMART station. The site is bordered by East Washington Street
to the north, East D Street to the south, the SMART Station and Petaluma Visitors Center to the east, and
Copeland Street to the west. A portion of the project site along the East Washington Street frontage currently
provides parking for the Petaluma Downtown SMART Station. The Copeland Street Transit Mall, which serves
as a hub for local and regional transit agencies including Petaluma Transit, Sonoma County Transit, and Golden
Gate Transit, i s | ocated al ong t hdo Cppeland Stoeét. Thei ctrerdls vadant property
located immediately across Copeland Street was approved for mixed-use use development, the Haystack
Project, in May 2019. (Figure 2: Project Vicinity ).

The applicable General Plan land use designation for the project site is Mixed-Use (MU) (Figure 3: General

Plan Land Use) . Within the CPSP, the Mixed-Use designation directs a robust combination of uses, including
retail, residential, service commercial, and/or offices. MU development is expected to be oriented toward the
pedestrian, with parking provided, to the extent feasible, in larger common areas or garages. There is no
residential density standard or Floor Area Ratio (FAR) maximum applied to the CPSP subarea. Instead, density
and intensity are indirectly regulated by the Sma

The SmartCode Regulating Plan serves as a Zoning Map and is principally organized around the application of
Transect Zones with zone designations ranging from T1 (Natural) to T6 (Urban Code). The T-5 Urban Center
Zone and the T-6-O Urban Core-Open Zone are applicable to the project site where the first 50 feet of site
depth along the East Washington Street and East D Street frontages, as well as along the first 50 feet of the
site adjacent to the train station property are designated T-6-O with the remainder of the site designated T-5.
(Figure 4: Zoning). The T-5 Urban Center Zone anticipates higher density mixed-use buildings that
accommodate retail, offices, rowhouses and apartments. A tight network of streets, with wide sidewalks, steady
street tree planting and buildings set close to the sidewalks may also be found in this zone. The T-6-O Urban
Core-Open Zone anticipates the highest building density and height, with the greatest variety of uses. This zone
may have larger blocks, and streets have steady street tree plantings and buildings set close to wide sidewalks.

The project site is currently vacant and was used for construction staging during development of the Downtown
Petaluma SMART station from 2014 to 2016. Remnant train tracks which diverged in two spurs on the project
site and ran generally parallel to the east and west property lines were removed in 2020 by SMART. Train
tracks currently extend south of the project site across East D Street where they converge and ultimately run
parallel with the SMART right-of way. These remnant tracks are indicative of the site& historic use as a ralil
yard, which was present since at least 1888, and reportedly as early as 1870.Though no structures currently
exist onsite, it is reported that the site previously contained an engine house, water tanks, turntables, tool
houses, oil house, and cattle yards. All such improvements were reportedly retired in 1947. The site is relatively
flat and has been heavily disturbed over time. The site contains ruderal vegetation throughout including non-
native grasses and forbs. Two man-made depressions, likely caused by vehicles driving over the site, cause
water to be held onsite following rain events. An approximately six-foot soil pile containing ruderal vegetation,
concrete, and brick debris is located at the southwest corner of the property near the intersection of E D
Street/Copeland Street. The northern portion of the site is accessible via East Washington Street and contains
gravel surfaces used for parking associated with the adjacent SMART station. The remainder of the site is
inaccessible to the public and is secured via chain link fencing.

2.2. PROJECT DESCRIPTION
Mixed -Use Buildings

The project proposes construction of two mixed-use buildings, referred to as the North and South Buildings.
Each building measures five stories in height, approximately 73.5 feet, and include a combined total of 402
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rental dwelling units and 5,129 square feet of retail space. Each building wraps a six-story parking structure
and an interior ground-floor courtyard containing a pool. The ground floors also include community amenity
space, leasing office area, vehicular ingress/egress areas, bicycle parking, and other utility areas such as refuse
collection, utility rooms, and mailrooms (Figure 5: Site Plan ). The two individual building layouts are further
described below.

North Building

The North Building is located along East Washington Street and contains a total of 195 residential units inclusive
of 19 studios, 109 one-bedroom units, and 67 two-bedroom units. Residential units are located on each floor of
the five-story building including 26 on the first floor, 42 on the second, third, and fifth floors, and 43 on the fourth
floor. The North Building also includes 2,861 square feet of retail space at the corner of Copeland Street and
the new Transverse Street, a 2,011 square foot leasing area at the corner of East Washington Street/Copeland
Street, 1,403 square foot amenity area along Copeland Street, 10,848 square foot interior courtyard, a 991
square-foot roof deck, and a 1,554 square foot clubhouse located in the interior portion of the building.

South Building

The South Building is located along East D Street and contains a total of 207 residential units inclusive of 33
studios, 115 one-bedroom units, 56 two-bedroom units, and three three-bedroom units. Thirty residential units
are located on the first floor, 44 on the second, third, and fifth floors, and 45 on the fourth floor. The South
Building also includes 2,268 square feet of retail space at the intersection of Copeland Street and the new
Transverse Street, a 1,390 square foot leasing area at the corner of East D Street/Copeland Street, 1,547
square foot amenity area along Copeland Street, 11,376 square foot interior courtyard, a 1,572 square-foot roof
deck, and a 1,845 square foot clubhouse located in the interior portion of the building.

Private Frontages

The SmartCode and Station Area Master Plan establish standards applicable to the development of private
frontages, which are components of a building that provide a transition between the public and private realms.
As outlined in the SmartCode, the project is required to provide several different frontage types including a
shopfront, terrace, arcade, or gallery along East Washington Street, East D Street, a portion of the north-south
Transverse Street envisioned by the SAMP, and along Copeland Street for the first 25 feet from its intersection
with East Washington Street and East D Street. In addition, the project is required to provide a 50-foot minimum
gallery along the envisioned north-south and east-west Transverse streets and a stoop or dooryard must be
provided along the east-west Transverse Street and along Copeland Street for the first 25 feet from its
intersection with the east-west Transverse Street. Any frontage type may be provided along the remainder of
the Copeland Street frontage. The project complies with the private frontage standards with the exception of
the required shopfront, terrace, arcade, or gallery frontage types along the ground-floor facing the SMART
station, Transverse Street, East Washington Street, and East D Street. Section 8.10.020(H) of the SmartCode
provides for deviations from the specific requirements of the code. Where a project is inconsistent with a specific
provision, but meets the overall intent of the code, a Warrant may be granted allowing deviation from the specific
requirements. (Figure 6: Required and Proposed Frontage Types ).

As proposed, the project provides three frontage types including stoops, galleries, and shopfronts. The stoop
frontage type will be provided along the western property line adjacent to the SMART Station property, along
the majority of the Transverse Street, and along portions of East Washington Street and East D Street. Stoops
are designed to be elevated above the sidewalk to provide privacy while also engaging the public right-of-way.
Galleries, which are intended for buildings with ground-floor commercial uses are designed to extend far enough
from the building to provide adequate protection and circulation for pedestrians. Galleries are proposed at the
intersection of the Transverse Street and Copeland Street adjacent to proposed retail spaces in each building,
as well as over sidewalks adjacent to the northwest corner of the North Building at the intersection of Copeland
Street/East Washington Street and the southwest corner of the South Building at the intersection of Copeland
Street/East D Street. Shopfronts are intended for retail use and provide a substantial amount of glazing at the
sidewalk level and may also include awnings which overlap the sidewalk. As proposed, the project will provide
shopfronts along Copeland Street, East Washington Street, and East D Street. As previously stated, though
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the project deviates from the required frontage types, this deviation may be permitted through approval of a
Warrant, as provided by the SmartCode.

Site Access and Circulation

Each building includes a six-floor parking garage which will accommodate off-street parking for residential and
retail uses, as required by the SmartCode. Though the parking garages are six levels, the overall height of the
parking structures will be consistent with the residential portions of the structures as the floor to ceiling height
required is less than the residential portions of the project. Additionally, a portion of the sixth levels are located
on the roof of each building. New curb cuts will be installed along the Copeland Street frontage to provide
vehicular access to onsite parking. The total number of off-street parking spaces provided will be 622, including
302 in the North Building garage and 320 in the South Building garage. Of the total spaces provided, 610 are
reserved for onsite residential units and 12 for retail uses. Vehicular parking spaces for residential uses are
unbundled, meaning that parking spaces will not be assigned to specific units and residents desiring parking
spaces will be required to pay an additional fee. Of the total vehicular parking spaces, 62 will be designated as
electric vehicle parking including 30 in the North Building garage and 32 in the South Building garage.

Secured bicycle parking is proposed in each of the buildings on the East Washington Street and East D Street
frontages, respectively. Bicycle parking rooms will be accessed directly from the street frontage or from an
interior hall and will contain a total of 108 secured spaces for both short- and long-term parking including 36
spaces in the North Building and 72 spaces in the South Building. Unsecured bicycle parking racks
accommodating up to two bicycles per rack will be provided on East Washington Street (1 rack), Copeland
Street (6 racks), East D Street (4 racks), and on the east-west Transverse Street (12 racks) for a total of 46
unsecured bicycle parking spaces. In addition to bicycle parking, the project also proposes to install a bicycle
share station with five bicycles on the Copeland Street sidewalk where it intersects with the Transverse Street.

Sidewalks of up to 15 feet in width are proposed along East D Street and East Washington Street with areas of
the sidewalks narrowing to approximately 13.5 feet on East Washington Street and 12.5 feet on East D Street.
A sidewalk width of 17 feet is proposed along Copeland Street. A Class IV bicycle facility is proposed along the
East D Street frontage and will align with the Class IV bicycle facility proposed to the west along the Haystack
projectsite6s East DtagtA GlasstlV bfcycle facility is separated from vehicular traffic by a physical
barrier and is intended for bicycle use only. The proposed Class IV bicycle lane will be a one-way, five-foot-
wide lane with a physical barrier consisting of landscaping and a bus shelter. A cycle track will be provided
along the south end of the Transverse Street area and includes a two-way facility measuring 10 feet in width
with each lane being five feet in width. The cycle track is physically separated from both vehicular traffic as well
as sidewalks and other pedestrian facilities.

Move-in/loading/refuse pick-up areas are proposed on East Washington Street and East D Street. Due to traffic
safety and congestion issues along these streets, on-street parking for private vehicles will not be permitted.

Public and Private Open -Space

As previously discussed, the east-west Transverse Street is designed as a linear park and pedestrian/bicycle
throughway. Features of the linear park include two seven-foot wide pedestrian paths on either side, a 10-foot
wide, two-way cycle track on the south end, a 28-foot wide social lawn, a plaza with splash pad fountain, a food
truck plaza, and retail dining areas. Other amenities include water fountains, water bottle filling stations, and
benches. All features of the Transverse Street are publicly accessible and measure 60 feet in total width. The
remaining 22 feet of the Transverse Street include private improvements including bioretention areas, planting
strips, and porches for ground-floor residential units located along Transverse Street. Semi-private open space,
which will be limited to use by residents is provided in interior courtyard areas. Each courtyard contains a
clubhouse, pool, jacuzzi, cabana, outdoor kitchen/dining area, fire table lounge, and dog areas. Additionally,
private open space is provided in the form of deck and patio areas.

Landscaping and Fencing

Landscaping is proposed al ong t he pr oj ec tToapsvesse Btreat tireaf alongntiheaegses,
property line between the proposed buildings and the SMART Station property, and in common areas.

Landscaping species will require low to moderate water application with two species in the bioretention areas

requiring highwater application.
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Landscaping along street frontages will include street trees, shrubs, and groundcover. Street trees will be
planted in four-foot by eight-foot tree wells with decorative grills placed over the wells. Enhanced paving
(concrete unit pavers) will be located between each tree well. Proposed street trees include Chinese Pistache
along the East D Street and East Washington Street frontages, which are consistent with the approved street
trees in the Haystack project, providing continuity along street frontages in the vicinity. Existing trees along the
Copeland Street frontage will be removed and replaced with Trident Maples. The eastern property line fronting
the SMART station property will also include Trident Maples.

The Transverse Street will be lined with Chinese Pistache street trees. Thefis oc i al Iwdl lberplanted
with grasses, while the bioretention areas are proposed with 20 differing plant species. Enhanced paving will
be utilized in the food truck court, public court with the splash fountain, and adjacent to the SMART Station
access area.

Lighting is proposed throughout the project site including City standard street lighting along East Washington
Street, East D Street, Copeland Street, and along the eastern property line. Pedestrian-scale pole lights will be
provided along the length of east-west Transverse Street. Additionally, the project proposes to install floodlights
and halo lights at the plaza/splash pad fountain area, and a catenary ring pendant, mounted on poles at the
food truck/retail dining area near the intersection of Transverse Street/Copeland Street. Lighted bollards are
proposed adjacent to residential units with frontage on the Transverse Street as well as within interior
courtyards. Other lighting proposed within interior courtyards includes string lights above the outdoor
kitchen/dining area, halo lighting at the fireplace lounge area and around tree wells, recessed canopy lighting,
and pool deck floodlights. Various styles of decorative wall mounted lights are also proposed along all
elevations of both structures.

A 42-inch-tall board formed concrete wall and metal/wood fence is proposed along the eastern property line
adjacent to the SMART Station property. The fence will leave an opening for a connection from the Transverse
Street to the SMART Station property. Fencing will also be installed within courtyard areas to enclose the
proposed pools in compliance with required building code requirements. As proposed, fencing will be five feet
in height and will be open or transparent, providing visibility to the pool area. Openings will be no greater than
four inches and the fence will include a self-latching gate.

Utilities

Utilities will extend to the project site via existing and proposed utility easements. Wastewater will be
accommodated via the installation of new sewer laterals that will connect to the existing sanitary sewer lines in
Copeland Street. The new sewer line infrastructure will connect to the existing sanitary sewer line system within
surrounding roadways, which conveys flows to the regional wastewater plant for treatment.

A new eight-inch water line will connect to the existing water line east of the project site on the adjacent SMART
property. The new water line will run parallel to the eastern property line, extending to East D Street and will
then extend west, connecting with an existing water line at the intersection of East D Street/Copeland Street.
The project will install new water lines from the project site to the existing water lines in East Washington Street
and East D Street. Additionally, a new private eight-inch water line will be installed within the east-west
Transverse Street and will connect to the existing water line in Copeland Street. A new fire hydrant will be
connected to the new water line within this area.

The project will include new storm drainage infrastructure to accommodate the increase in impervious surfaces
resulting from development of the site. Onsite improvements include installation of a new storm drain within the
onsite Transverse Street which will capture storm water onsite, connect to the existing storm drain within
Copeland Street, and ultimately convey flows to the existing outfall to the Petaluma River. The existing 15-inch
outfall to the Petaluma River will be upsized to a 30-inch outfall to accommodate storm water from the proposed
and future developments in the vicinity.

Frontage Improvements

As previously discussed, frontage improvements include installation of sidewalks along East D Street, East
Washington Street, and Copeland Street as well as installation of a Class IV bicycle facility along East D Street
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which will align with the Class IV bicycle facility proj
frontage. Sidewalks widths along East D Street and East Washington Street will be up to 15 feet in width with
pinch points narrowing the sidewalk to approximately 12.5 feet on East D Street and 13.5 feet on East
Washington Street. A sidewalk width of 17 feet is proposed along Copeland Street. Proposed sidewalks on
East D and East Washington streets largely comply with the requirements of the SmartCode, with the exception
of the aforementioned pinch points. As provided by the SmartCode, the deviation in sidewalk width is permitted
through approval of a Warrant, so long as the overall intent of the code is met. Other frontage improvements
proposed by the project include move-in/loading/refuse pick-up areas on East Washington and East D streets.

The project also proposes improvements to the Copeland Street Transit Mall including reconfiguration of the

existing bus gates to accommodate two 45-foot long gates and six 40-foot long gates, installation of four new
City-standard bus shelters, new benches, bicycle racks, drinking fountains/water bottle filling stations, and trash

and recycling bins. The red curb along Copeland Street
sign for each bus gate will be installed. Two LED information signs will be installed between gates and will

provide transit riders with real-time updates for various routes. Other signage to be installed includes bicycle

share parking area signage near the building entrances and wayfinding signage directing pedestrians and

bicyclists to the SMART station, Transit Mall connection points, and other points of interest. The project also

proposes installation of pedestrian-scale street lighting along the entire length of Copeland Street as well as
replacement of all existing security cameras.

The existing bus stop on East D Street serviced by both City and County Transit will be re-aligned to
accommodate the Class IV bicycle facility. The stop will continue to have a 100-foot-long pull-out with
associated red curb and no parking signs. Additional features will include a new bus shelter with two six-foot
benches and two four-foot benches, four bicycle racks, one 32-gallon trash receptacle and one 32-gallon recycle
steel receptacle, bicycle share parking signage near the building entrances, one new LED information display
providing real-time transit updates, and decorative pedestrian-scale street lighting along the entire length of the
projectds East D St r-sdet lighfing wilh dlsa beeprovidedeatbegstite tengéh rof the East
Washington Street frontage.

Off-site Improvements

The Hines project includes upsizing of the existing storm drain outfall in the Turning Basin of the Petaluma River
including replacing approximately 30 feet of 15-inch diameter with 30-inch diameter storm drain pipe. Outfall
improvements include a rock rip rap collar extending 2 feet beyond the top and sides of the culvert barrel and
extending 5 feet below the culvert bottom. The rip rap collar will be 7 feet wide and 10 feet long. The entitled
Haystack project includes installation of storm drain infrastructure (30-inches in diameter) within the new
transverse street between Copeland and Weller Streets, and extending onto APN 007-142-012 tying into the
existing 15-inch CMP outfall. Upsizing by Hines will complete the infrastructure improvements identified in the
CPSP to accommodate storm water runoff. In the event that Haystack installs storm drain improvements within
Transverse Street and completes upsizing of the storm drain pipeline in advance of the Hines development,
then the Hines Project could use new storm drain infrastructure through Transverse Street and the upsized
storm drain outfall consistent with CPSP. Otherwise, Hines will accommodate storm water runoff onsite through
new storm drain infrastructure within Transverse Street and connect to existing storm drain infrastructure within
Copeland Street, which conveys storm water runoff via existing pipelines along East Washington Street and D
Street to outfall discharge points along the Petaluma River.

Offsite improvements also include frontage improvements to East Washington Street, Copeland Street and D
Street, as well as ADA compliant sidewalks, curbs, and crosswalks.

Site Preparation and Construction

Site preparation will include grubbing to remove existing vegetation, and removal of debris piles and storage
containers, impacted soils, and remnant railroad materials. Grading will occur over the entire project site and
will result in the distribution of soil across the site to achieve level topography. Excess cut from excavation,
foundation and utility work may be re-used onsite or exported for disposal. Grading activities are expected to
result in a net import of 3,948 cubic yards. Following grading activities, infrastructure improvements, building
foundations, utilities, storm drains, and bioretention areas will be installed.
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As proposed, the project will occur over approximately 33 months. As proposed, the project will be constructed
in stages starting with site preparation and grading. Site preparation is expected to take approximately one
week, followed by two weeks of grading. Each building will take approximately 30 months to construct (including
site preparation & grading), with the South building commencing first followed by the North building after a 3-
month lag. South Building construction will start with the leasing, amenity, garage, and a portion of residential
units along East D Street occurring first, followed by construction of the retail area and residential units along
the Transverse Street frontage, and concluding with construction of the clubhouse and remainder of residential
units along the eastern property line. North Building construction will likewise begin with the leasing, amenity,
and garage area, followed by construction of the clubhouse and residential units along the eastern property
frontage, and concluding with construction of the retail area and residential units along the Transverse Street
frontage. Construction will generally track the following schedule: 8 months for excavation & foundation work,
10 months for structures, 6 months for building fagades and 9 months for interiors & finishes 1 totaling 33
months.

Construction equipment expected to be utilized includes tractors, backhoes, haul trucks, graders, pavers,
cranes, water trucks, bore/drill rigs, and other heavy-duty construction equipment. Pile driving activities will
include the use of an auger drill rig and is expected to occur eight hours per day over the five-day site
preparation stage. Staging of construction equipment and materials will occur within the footprint of the project
site and if needed through a temporary encroachment permit for staging along adjacent roadways.

Sustainable Design

The proposed project includes elements of environmentally sustainable design including an all-electric
approach with no new natural gas infrastructure. Specific features include electric vehicle charging stations and
incorporation of CalGreen Tier 1 standards.

Inclusionary Affordable Housing

Pursuant to the Cityd tsinpnogranuis3diofdhe ldousing BElesmers anchtlge reguirémerds

ofPet al uma 6 s ,&di@mudk 8f. 1540 the units onsite are required to be provided at an affordable

level including 7.5% at the low-income level, 7.5% at the moderate-income level, or alternative compliance. As

proposed, the project is requesting Alter nat i ve Compliance to me et t he Ci
requirements. The proposed Alternative Compliance involves granting of a deed restriction on an offsite 6.5-

acre property located at 890 North McDowell Boulevard and requiring at least 80 residential units affordable to

low and very-low income households.

The City has received an application for the Meridian at Corona Station Affordable Housing project on the afore
mentioned offsite property. The Meridian at Corona Station project proposes 131 multi-family units affordable
to households at 20% to 60% of Average Median Income (AMI) and includes 33 supportive housing units. The
project also includes a small retail pad for a coffee shop and a range of tenant amenities, including onsite
supportive housing services in a community building, playground, tot lot, half-court basketball court, dog run,
and community garden. The project has been submitted to the City for processing under Assembly Bill 2162
(AB 2162), which provides for streamlined review and CEQA exemptions for projects that meet AB 2162 criteria.
Under AB 2162, the proposed Meridian at Corona Station Affordable Housing project is expected to qualify for
a CEQA exemption and does not require further environmental review. As such, the Meridian at Corona Station
Affordable Housing project is not further discussed in this CEQA analysis.

Acceptance of the Hi ne s p Alerpnative Cdmpliance proposal is contingent upon City Counci | 6s r evi
approval. In the event that Alternative Compliance is not approved or otherwise cannot be implemented, then
theproject wildl be required to compl y thioughlonsite bngts o€Cant y 6 s i

acceptable and implementable Alternative Compliance proposal.
2.3. PUBLIC OUTREACH
Pursuant to City of Petaluma Resolution No. 2018-107 N.C.S., one formal, required public outreach event was

held to obtain feedback from the community. -ihplaxe event
executive orders associated with COVID-19. The meeting was conducted via a live Zoom session where the
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applicant presented the proposed project to interested parties. Members of the public were able to ask questions
and make comments in real time and were able to submit comments and questions before and after the
meeting. Plans and project materials were made available to the public to access and download. The live Zoom
session took place on November 18, 2020, starting at 6:30 p.m. All property owners and occupants within 1,000
feet of the project site were natified of the virtual event via U.S. Mail with the notice sent out on November 2,
2020. The notice contained instructions that detailed how an interested member of the public could access the
event. The virtual event was also recorded for subsequent viewing. Participants expressed concerns about
increased traffic, location of retail, sea level rise, and access due to potential conflicts with the Copeland Transit
Mall, pedestrians, and bicyclists.

The project was reviewed by the Transit Advisory Committee on August 6, 2020 and September 3, 2020. Input
was provided by the Committee regarding the amount of vehicle parking, pedestrian safety near the garage
entrances on Copeland Street, and bus maneuvering in the reconfigured transit mall layout, The project was
also reviewed by the Pedestrian and Bicycle Advisory Committee on September 2, 2020. Input was provided
by the committee regarding the amount of vehicle parking; pedestrian safety near the garage entrances on
Copeland Street; maneuvering from East D Street to Copeland Street for bicycles/vehicles; restricting Copeland
Street to transit, bicycles, and project resident access only; the bikeshare pod location; the Transverse Street
crossing across Copeland Street; and, rideshare pick-up and drop-off locations.

2.4. ENTITLEMENTS & APPROVALS

As required by the City of Petaluma, the project requires review and approval of Site Plan and Architectural
Review (SPAR) in order to authorize this proposal. As described above, the project proposes deviations from
specific requirements of the SmartCode including deviations from ground-floor development standards and
required frontage types, building wall location and dimension requirements, sidewalk widths along East
Washington and East D streets and development standards for the Transverse Street. As such, the project is
subject to the provisions of Section 8.10.020(H) of the SmartCode, which states that approval of a Warrant is
required when a project proposes to deviate from the specific provisions of the code. Warrants are permitted if
the proposed deviations are justified by the intent of the code.

The following approvals are expected to be required from outside agencies and regulatory agencies:

1. Sonoma Water - Approval of the Hydrology Study, Stormwater Detention/Bioretention feature

2. U.S. Army Corps of Engineers - 404 Fill Permit

3. Regional Water Quality Control Board - Section 401 Water Quality Certification, Individual NPDES
Permit

4. California Department of Fish and Wildlife - 1602 Lake and Streambed Alteration Agreement
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Figure 3: General Plan Land Use
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